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MEMORANDUM TO: Stafford County Planning Commission 

 

FROM:   J   

 

 

SUBJECT: Zoning Text Amendment to Create an R-5, Age-Restricted Housing 

Zoning District and Regulations for Signs in the R-5, Age-Restricted 

Housing Zoning District. 

 

ATTACHMENTS:  

 

1. Proposed Ordinance O17-08      

 

2. Resolution R17-137 

 

3. Applicant’s Request Letter dtd 10/20/16 

 

4. Email dtd 1/10/17 

 

5. Quantico Noise and RCZ Map 

 

 

Staff Project Manager:  Susan Blackburn 

 

Time Limit:  August 24, 2017 

 

ISSUE: 

 

The Planning Commission is to consider the proposed amendments to Stafford County Code Sec. 28-33, 

“Districts generally;” Sec. 28-34, “Purpose of districts;” Sec. 28-35, “Table of uses and standards;” and 

Sec. 28-128, “Types permitted in agricultural and residential districts (A-1, A-2, R-1, R-2, R-3, and R-4),” 

to create a new R-5, Age-Restricted Housing Zoning District.   

 

BACKGROUND: 

 

Mr. Doug Janney, a local developer/builder, currently owns a 6-acre tract of land in south Stafford in 

which he proposes to construct two age-restricted apartment buildings with a community center for use by 

future residents.  Currently there is no zoning district that can accommodate this type of development.  He 

proposes this new zoning district to be used for infill development.  Currently, the Zoning Ordinance 

allows for retirement housing by approval of a conditional use permit with a density too low for the 

proposed project or as a by-right use and with a the minimum tract size too large for the project.   
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The Zoning Ordinance allows retirement housing in the Life Care (LC); R-2, Urban Residential-Medium 
Density; R-3, Urban Residential-High Density; Recreational Business Campus (RBC); PD-1, Planned 
Development-1; and PD-2, Planned Development-2.  The LC Zoning District requires a minimum tract 
size of 20 acres, with a maximum density of 15 du/ac, and intended to provide a continuity of care from 
independent living units and assisted living units/beds to nursing home beds.  The R-2 Zoning District 
allows a maximum density of 3.5 du/ac.  The R-3, RBC, and PD-1 Districts allow densities of up to 7.0 
du/ac.  The PD-2 Zoning District has a maximum density of 3.25 du/ac.  The PD-1, PD-2, and RBC 
Zoning Districts have very large minimum acreage requirements, intended to have multiple uses, and 
would not be suitable for infill development where housing can be located close to services.  The R-2 and 
R-3 Zoning Districts do not have a minimum tract size requirement, but their densities are more suitable 
to single-family homes and townhouse style development and not multi-family retirement housing. 
 
During the discussions of the previous proposed amendment, staff was asked to exclude the military 
impact area as shown in the Comprehensive Plan from the areas where the zone would be appropriate and 
place a minimum and maximum acreage for this district.  This exclusion was included in the current 
proposed amendment along with the acreage limitations.  
 
Staff was also asked to research the density levels permitted in the neighboring jurisdictions and other 
55+ age communities.  Staff found Fairfax County and Prince William County permit densities up to 16-
30 du/ac, with no age restriction, and according to their comprehensive plans, are a compliment to mixed 
dwelling developments and/or mixed use developments in their comprehensive plans, but can be stand-
alone districts.   
 
Spotsylvania County provides densities up to 12 du/ac on tracts with a minimum of 4 acres of land and up 
to 16 du/ac in a mixed residential development.  Hanover County provides densities up to 15 du/ac for 
multi-family dwelling developments.  Henrico County provides 14.5 to 19.8 du/ac for multi-family 
developments.  Loudoun County provides densities of 16 to 24 du/ac in residential districts but used as 
infill development.  None of these counties require a restriction on the age of the occupants. 
 
The majority of the 55+ communities in the Greater Fredericksburg Area are large communities with a 
mix of dwellings consisting of single-family detached homes, townhouses, and apartments.  Often, they 
include a golf course with a clubhouse and pool.  It is the understanding of staff that the development 
proposed in this text amendment is not of the size nor intensity of these developments.  As stated 
previously, the applicant anticipates this proposed zoning to be used for infill projects. 
 
Fire and Rescue provided comments which do not support this proposal.  According to the National Fire 
Protection Association, older adults (65 and older) are more than twice as likely to die in a fire as 
compared to the remainder of the population.  Unlike assisted living buildings or nursing homes that have 
stringent codes and standards, the building and fire codes applicable to these multi-family structures are 
nearly just the bare minimum that would be required for any apartment building.  Mandatory evacuation 
drills which help identify resident concerns or mobility issues before an emergency could not be required 
by the Fire Marshal’s Office for multi-family dwellings.  In contrast, a Life Care/ Retirement Community 
(LC) would provide at least some level of supervision and on-site resource to assist monitoring and 
evaluating the safety of residents as they age over time.  According to the National Fire Protection 
Association, older adults represent about 13% of the population but 30% of all fatal fire victims.  This 
portion of our community is only expected to grow in the future and it is essential that the facilities 
provided for this at-risk population are configured with future residents and their safety in mind. 
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Staff notes the Comprehensive Plan contemplates development densities as high as 12 du/ac in the 
Targeted Growth Areas.  Should the Board desire to proceed with the creation of the R-5 Zoning District, 
with the requested dwelling unit density, consideration should be made for an amendment to the 
Comprehensive Plan to accommodate this style of development.    
 
This district would also allow the density of the development to be calculated on the gross acreage of the 
tract.  This term gross tract was inadvertently excluded from the original draft version sent from the 
Community and Economic Development Committee (CEDC) to the Board.  The applicant believes this 
wording is critical to the text amendment, and to his project, for it will allow for the full use of the land 
while still preserving the areas that are determined to be conservation areas.  Currently, density is 
calculated as allocated density in all the zoning districts permitting residential units except for RDA-1, 
Redevelopment Area 1, Boswell’s Corner, and UD-Urban Development.  Density is calculated on the 
remaining land after excluding acreage of wetlands, floodplains and slopes greater than 35% from the 
gross area. 
 
If adopted, the proposed R-5 Zoning District could be applied to many areas of the County’s Urban 
Services Area (USA).  Staff notes that the Comprehensive Plan contemplates development densities as 
high as 12 du/ac in the Targeted Growth Area.  Should the Board desire to proceed with the creation of 
the R-5 Zoning District, with the requested dwelling unit density, consideration should be made for an 
amendment to the Comprehensive Plan to accommodate this style of development.  
 
Proposed Ordinance O17-08 would provide regulations for signs in the R-5 district, which would be 
identical to sign regulations for the Agricultural and Residential zoning districts in the County.   
 
On March 22, 2017, the Planning Commission acted on a version of this proposed amendment that 
allowed only 12 dwelling units per acre (du/ac) and did not specify the density would be calculated on the 
gross tract acreage instead of allocated density.  
 
The text amendment referred by the Board was not the same as the request originally sent from the 
CEDC.  The CEDC considered this text amendment at its meeting November 1, 2016 and voted 3-0 to 
send the matter to the full Board for consideration.  This was discovered by the applicant after the 
Planning Commission public hearing and prior to the Board’s scheduled public hearing on April 18, 2017.  
The original request included the density of 24 du/ac for the gross tract.  Due to this omission, the Board 
voted May 16, 2017 to resend the original request back to the Planning Commission for its 
recommendations. 
 
RECOMMENDATION: 
 
Staff recommends the approval of proposed Ordinance O17-08. 
 
JAH:swb 
 
Attachments (5) 



   

          O17-08 
 

PROPOSED 
 

BOARD OF SUPERVISORS 
COUNTY OF STAFFORD 
STAFFORD, VIRGINIA 

 
ORDINANCE 

 
At a regular meeting of the Stafford County Board of Supervisors (the Board) held in 
the Board Chambers, George L. Gordon, Jr., Government Center, Stafford, Virginia, on 
the  day of  , 2017: 
---------------------------------------------------------------------------------------------------------- 
MEMBERS:         VOTE: 
Paul V. Milde, III, Chairman 
Meg Bohmke, Vice Chairman 
Jack R. Cavalier 
Wendy E. Maurer 
Laura A. Sellers 
Gary F. Snellings  
Robert “Bob” Thomas, Jr. 
---------------------------------------------------------------------------------------------------------- 
On motion of , seconded by , which carried by a vote of  , the following was adopted: 
 

AN ORDINANCE TO AMEND AND REORDAIN COUNTY 
CODE SEC. 28-33, “DISTRICTS GENERALLY;” SEC. 28-34, 
“PURPOSE OF DISTRICTS;” SEC. 28-35, “TABLE OF USES 
AND STANDARDS;” AND SEC. 28-128, “TYPES 
PERMITTED IN AGRICULTURAL AND RESIDENTIAL 
DISTRICTS (A-1, A-2, R-1, R-2, R-3, AND R-4),” TO 
CREATE THE NEW R-5, AGE-RESTRICTED HOUSING 
ZONING DISTRICT 

 
 WHEREAS, a number of zoning districts currently allow retirement housing but 
not at sufficient densities for multi-story, multi-family dwellings; and 
 
 WHEREAS,  Objective 5.3 of the Comprehensive Plan is to “promote housing 
opportunities for all income ranges, including housing for elderly, disabled and low-
income residents, workforce housing, and executive housing;” and 
 
 WHEREAS, the Board desires to create a new R-5, Age-Restricted Housing 
Zoning District to meet this housing need; and 
 
 WHEREAS, the Board considered the recommendations of the Planning 
Commission and staff, and the public testimony, if any, received at the public hearing; 
and  
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 WHEREAS, the Board finds that public necessity, convenience, general welfare, 
and good zoning practices require adoption of this Ordinance;      
           
 NOW, THEREFORE, BE IT ORDAINED by the Stafford County Board of 
Supervisors on this the day of     , 2017, that Stafford County Code Sec. 28-33, 
“Districts generally;” Sec. 28-34, “Purpose of districts;” Sec. 28-35, “Table of uses and 
standards;” and Sec. 28-128, “Types permitted in agricultural and residential districts 
(A-1, A-2, R-1, R-2, R-3, and R-4),” be and they hereby are amended and reordained as 
follows, with all other portions remaining unchanged: 
 
Sec. 28-33. – Districts Generally. 
With exception of the Marine Corps Combat Development Command (MCCDC), the 
unincorporated areas of the county are hereby divided into the following districts: 
 
R-5 Age-Restricted Housing 
 
Sec. 28-34. – Purpose of districts. 
In order to carry out and implement the purposes and objectives of this chapter, the land 
use districts herein established shall have the following purposes, respectively: 
 
R-5 Age-Restricted Housing.  The purpose of the R-5 district is to provide areas of high-
 intensity residential uses designed and intended to be multifamily dwellings for 
 persons of 55 years in age or older, in accordance with all federal and state laws 
 and regulations.  Such districts are to be located within the designated Urban 
 Services Area and outside of the military impact areas in the Comprehensive 
 Plan, where public water and sewer are available and transportation systems are 
 adequate. 
 
Sec. 28-35. - Table of uses and standards. 
Table 3.1, District Uses and Standards, sets forth the uses and standards for each 
zoning district in Stafford County. No land or structure shall be used, occupied or 
developed except in accordance with the standards set forth therein.  

Table 3.1. District Uses and Standards 
           
R-5 Age-Restricted Housing. The purpose of the R-5 district is to provide areas of high-
intensity residential uses designed and intended to be multifamily dwellings for persons 
of 55 years in age or older, in accordance with all federal and state laws and regulations.  
Such districts are to be located within the designated Urban Services Area and outside 
of the military impact areas in the Comprehensive Plan, where public water and sewer 
are available and transportation systems are adequate. 
 

(a) Uses permitted by-right: 
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Assisted living facility. 

Community use.   

Multifamily dwelling.  

Retirement housing. 

 (b) Requirements: 
 
(1) Intensity: 

Minimum gross tract size (acres) ….2  

Maximum gross tract size (acres) ….25 

Allocated density ….24.0 du/acre, gross tract 

Open space ratio ….0.25 

 (2) Minimum yards: (Feet) 
Front .....15 

Side .....15 

Rear .....20 

For multifamily dwelling structures: additional yards of 35 feet from 
any public right-of-way, and 30 feet from any other structure. 

(3) Maximum height .....3 stories 
 

(4) Maximum floor area ratio (non-residential).....0.7 
 

Sec. 28-128. - Types permitted in agricultural and residential districts (A-1, A-2, R-1, 
R-2, R-3, and R-4, and R-5).  

TCF:JAH:sb 
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From: Hundley CIV Steve [mailto:steve.hundley@usmc.mil] 
Sent: Tuesday, January 10, 2017 11:58 AM 
To: Jeff A. Harvey 
Cc: Nelson CIV Kirk J; Provenzano GS-14 Joseph D; Rosewarne CIV John R; Law CIV Michael B 
Subject: R-5 Age-Restricted Housing Zoning District 
 
Jeff: 
 
I was reviewing the Proposed Ordinance O17-08 to create a new R-5 Age-Restricted Zoning District, and 
need some clarification.  
 
My understanding of the proposed amendment is that the new R-5 district would pertain to those 
currently zoned R-5 and that are located within the Urban Service Area anywhere in the County.   Uses 
to be permitted by-right would include Assisted Living Facility use and Retirement Housing use, among 
others, and would permit a 100 percent increase in residential density for those uses.  These are uses 
that are expected to be more vulnerable to sudden impact noise. 
 
The proposal does not appear to take Military Influence Areas adjacent to Marine Corps Base Quantico 
into consideration. The JLUS recommendations, especially CD.3, recommends that the Comprehensive 
Plan be modified to identify the"... Military Overlay Zone  with allowable residential land uses and 
densities that are compatible with range operations in Military Influence Area Zones 2.3 and 2.4."  and 
"Update the Stafford County Zoning Ordinance as necessary to implement any Comprehensive Plan 
Amendments."   
 
The County Comprehensive Plan was updated last year and did include language to that effect; e.g. page 
3-9, "Land Use Compatibility", states, "Generally, the land uses that experience the greatest degree of 
impact are noise sensitive land uses located in proximity to the ordnance ranges, such as high density 
residential, ...nursing facilities,...other similar uses." 
 
If my understanding is correct, MCBQ would like to recommend that language be added to the proposal 
that will specifically exclude the R-5 Age-Restricted Zoning District from areas identified as Military 
Impact Areas (MIA) as identified in the JLUS and the Stafford County Comprehensive Plan. 
 
Please call if you would like to discuss further. 
 
Thanks, 
 
Steve 
 
Steve M. Hundley, AICP 
Community Plans & Liaison Officer 
Installation & Environment Division, GF 
Marine Corps Installations-National Capital Region & Marine Corps Base Quantico (MCI-NCR/MCBQ) 
3250 Catlin Avenue, Suite 235 
Quantico, VA 22134-5001 
(703) 784-5927 
(703) 784-2332 - fax 
steve.hundley@usmc.mil 
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